
PLANNING COMMISSION REPORT 

MEETING DATE: May 25, 2005  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Paseo Village - 3-ZN-2005 & 3-UP-2005 

 
REQUEST Request for amended development standards on a 9+/- acre parcel located at 

7365 Via Paseo Del Sur with Neighborhood Commercial and Planned 
Neighborhood Center, Planned Community Development District (C-1 and 
PNC PCD), and a Conditional Use Permit for a Health Studio. 
 
Key Items for Consideration: 
• Removes restriction for maximum allowable square footage for health 

studios in this development 
• Re-use of existing vacant building 
• Ability to correct deficiencies in parking lot landscaping, open space and 

building setbacks 
 
Related Policies, References: 
43-ZN-1971, 22-ZN-1974, 11-ZN-1985, 
129-DR-1982, 128-DR-1997 
 

OWNER Regency Centers LpP 
303-300-5324 
 

APPLICANT CONTACT Liz Gaston 
Diversified Partners LLC 
480-947-8800 
 

LOCATION 7365 N Via Paseo Del Sur 
 

BACKGROUND Zoning. 
In 1971, this commercial site was zoned Planned Community District along 
with the entire McCormick Ranch development. The site had an underlying 
C-1 (Neighborhood Commercial) zoning classification.  In 1974, PNC 
(Planned Neighborhood Center) uses were added.  The C-1 development 
standards control the bulk zoning requirements of the site.  In combining the 
uses from these comparable zone districts, the C-1 development standards 
imported maximum square footage threshold for certain uses; specifically 
health studios.  This application for a legislative change to the C-1 
development standards, would remove the maximum square footage 
requirement for this commercial center. 
 
General Plan. 
The General Plan Land Use Element designates the subject property as 
“Office”, representative of a variety of office and professional uses, typically 
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located in and around a central business district, other major commercial cores 
or freeway interchanges.  However, the original zoning case for McCormick 
Ranch master planned development was developed prior to adoption and 
designation for office within the 2001 General Plan.  
 
Context. 
Paseo Village, approximately nine (9) acres in size, is located within the 
McCormick Ranch Planned Community immediately east of Hayden Road on 
McCormick Parkway.  The neighborhood commercial center is located at the 
southern limits of McCormick Ranch development, and has been successful in 
developing as a neighborhood commercial center since its inception.  Fully 
developed residential adjoins the center in all directions with office uses 
located between the center and Hayden Road. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
This application has two components.  The first element is a zoning application 
to amend only the development standards within the use regulations associated 
with the C-1/PNC zone districts for maximum square footage associated with 
health studios.  The second element is a conditional use permit for a health 
studio.    
 

1. Rezoning.  Under existing PNC zoning and amended development 
standards, the maximum square footage allowed for a health studio is 
3,000 square feet.  This proposal would amend the development 
standards by removing size limitation for a health fitness studio. This 
proposal also seeks to recognize certain existing deficiencies within 
the center related to overall open space, encroachments into setbacks 
and landscaping.  These deficiencies, developed over time as the 
center was completed, have been identified and to the extent possible 
with this application, will be addressed in moving those areas towards 
compliance (See Attachment 1A – Legislative Text Amended). 

2. Conditional Use Permit.  The applicant proposes to operate a health 
studio in the former grocery store, and to expand the existing building 
from 33,000 to approximately 39,000 square feet. An additional fifteen 
(15) parking spaces are being added for the request. 

 
Development information.   
• Existing Use:  Planned commercial center with retail, 

service, professional and restaurant uses 
and vacant grocery store.  

• Buildings/Description:   30,465 square foot; vacant building 

• Parcel Size:  9.02 acres 

• Building Height Permitted:  36 feet 

• Existing Building Height:   24 feet 

• Proposed Building Height:   36 feet 

• Floor Area:  0.25 
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• Parking required (center) 405 spaces 

• Parking provided (center) 411 spaces      

 
IMPACT ANALYSIS Traffic.   

Hayden Road and McCormick Parkway provide the primary access for the 
commercial center.  The center is located just east of the Hayden Road and 
McCormick Parkway intersection, which is currently signalized.  Via Paseo 
del Sur and Via Paseo del Norte provide local street access to and from the 
adjacent residential neighborhoods.  The adjacent intersection of McCormick 
Parkway and Via Paseo del Sur/Via Paseo del Norte is four-way stop 
controlled. 
 
The trip generation comparison prepared for this application concludes that the 
modified center with the health studio is estimated to generate approximately 
the same amount of traffic that would be generated by a fully occupied center, 
including the grocery store.  The proposal would generate 3 percent less daily 
traffic, and 4 percent less evening peak hour traffic, but 16 percent more traffic 
during the morning peak hour.  (See Attachment #7 – Traffic Impact 
Summary). 
 
Water/Sewer.   
Water distribution mains and sanitary sewer collection mains existing within, 
and on the site, are adequate to serve the proposal.  Final utility comments will 
be made when construction drawings become available. 
 
Police/Fire.   
There are no anticipated police or fire service impacts from changing the land 
use from retail to health studio. 
 
Open space. 
Originally approved in 1971, varying development standards have applied to 
over the evolution of this center.  In its current state, the center would not meet 
today’s standards for percentage of open space, setbacks, and parking lot 
landscaping.  As with most of the commercial and residential developments, in 
McCormick Ranch, this center’s open space requirements were amended to 
include generous setbacks from Hayden Road and additional greenbelt features 
in and around the site. This proposal improves the parking lot landscaping 
requirements by adding seven (7) landscaped parking islands to the existing 
parking lot. While improvements for the building include an expansion to the 
south, this expansion does not compromise the existing building setback 
requirements. 
 
Policy Implications.  
Eliminating a maximum square footage for health/fitness studios does not 
appear to set an unnecessary precedent for this center.  However, in 
consideration of future renovations or tenant changes elsewhere within the 
Paseo Village project, the possibility exists for a higher than normal 
percentage of floor area dedicated to this type of use. 
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Use Permit Criteria. 
Conditional use permits, which may be revocable, conditional, or valid for a 
specified time period, may be granted only when expressly permitted after the 
Planning Commission has made a recommendation and the City Council has 
found as follows: 
 
 
A. That the granting of such conditional use permit will not be materially 

detrimental to the public health, safety or welfare.  In reaching this 
conclusion, the Planning Commission and the City Council's consideration 
shall include, but not be limited to, the following factors: 

 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination. 
• Proposed as an indoor facility, the health studio does not appear 

to generate smoke, odor, dust, vibration or illumination that 
would be considered damaging or a nuisance. No deliveries 
comparable to the previous grocery store use are anticipated.  

 
2. Impact on surrounding areas resulting from an unusual volume or 

character of traffic. 
• The trip generation comparison suggests that while peak hours 

will be both more during the morning peak and less during the 
day and in the evening, the overall volume and character will not 
change.  No truck deliveries are anticipated as in the previous 
use. 

 
3. There are no other factors associated with this project that will be 

materially detrimental to the public. 
• Occupying an existing building in a developed center, there do 

not appear to be other factors associated with the conditional use 
suggesting the request is detrimental to the public. 

 
B.  The characteristics of the proposed conditional use are reasonably 

compatible with the types of uses permitted in the surrounding areas. 
• When considering the similarities between this proposal and the 

previous grocery store use, morning and evening peak hours of 
patron activity are very similar, including Saturdays.  

• With all activities taking place indoors, the proposed use does not 
appear to be incompatible with the surrounding areas. 

• There will be sufficient parking provided on the site.   
 

C.  The additional conditions specified in Section 1.403, as applicable, have 
been satisfied. 
• No additional conditions for this application type are specified in the 

Zoning Code. 
 
Community Involvement.   
Community outreach was established in January 2005 for this project, when 
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the applicant first contacted the McCormick Ranch Property Owner’s 
Association to discuss the proposal.  In accordance with City protocol for 
public notification, the application was duly advertised and the site posted in 
January and February.  A subsequent open-house meeting was conducted on 
February 9, 2005. 
 
Community Impact. 
This proposal provides revitalization to a large portion of the center that has 
been dormant for almost two years.  Other large tenant spaces within older 
shopping centers in Scottsdale have undergone successful revitalization and 
conversion to health clubs (i.e. NWC Shea and Pima Freeway, SWC Miller 
and McDonald, NWC Hayden and Thomas and NEC Shea and Scottsdale 
Road).  Additionally, the proposal provides opportunities for a mixture of uses 
serving the existing neighborhood. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Richard Goecke 
Principal Planner 
480-312-7872 
E-mail: rgoecke@ScottsdaleAZ.gov 
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3-ZN-2005 / 3-UP-2005
ATTACHMENT #4

SITE

I

For amended development standards on a 9+/- acre parcel located at 7365 Via Paseo Del Sur with 
Neighborhood Commercial and Planned Neighborhood Center, Planned Community Development 
District (C-1 and PNC PCD)



Case 3-ZN-2005  
   

STIPULATIONS FOR CASE 3-ZN-2005 & 3-UP-2005 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO SITE PLAN.  Development shall conform with the site plan submitted by 

Robert Kubicek Architects and dated 4/20/2005.  These stipulations take precedence over the 
above-referenced site plan.  Any proposed significant change, as determined by the Zoning 
Administrator, shall be subject to subsequent public hearings before the Planning Commission 
and City Council. 
 

2. CONFORMANCE TO AMENDED DEVELOPMENT STANDARDS.  Development shall conform 
with the C-1 amended development standards dated 2/28/2005 and attached.  Any change to the 
development standards shall be subject to subsequent public hearings before the Planning 
Commission and City Council.  

 
3. FUTURE MODIFICATIONS TO CENTER.  Any future additions or changes to this shopping 

center shall fully comply with the C-1 development standards. 
 
4. PARKING LOT LANDSCAPE ISLANDS.  Parking lot landscaping/open space improvements 

identified on the site plan prepared by Robert Kubicek, dated April 20, 2005, shall be brought into 
conformance with DRB application. 

 
CIRCULATION 
 
1. The developer shall maintain the existing 30-foot wide internal paved drive aisle abutting the 

south, east and west property lines.   
 
 

ACCESS RESTRICTIONS. 
 
1.   Currently there are 4 access driveways onto Via Paseo Del Sur.  No additional access driveways    
are allowed with this project, and no adjustments to the existing locations are being proposed.  
   
DRAINAGE AND FLOOD CONTROL 
 
1. FINAL DRAINAGE REPORT. With the improvement plan submittal to the Project 

Quality/Compliance Division, the developer shall submit a final drainage report and plan subject to 
city staff approval.  The final drainage report and plan shall conform to the Design Standards and 
Policies Manual – Drainage Report and Preparation.  In addition, the final drainage report and plan 
shall: 

 
2. STORM WATER STORAGE EASEMENTS.  With the Development Review Board submittal, the 

developer shall submit a site plan subject to city staff approval.  The site plan shall include and 
identify tracts with easements dedicated for the purposes of storm water storage, in conformance 
with the Scottsdale Revised Code and the Design Standards and Policies Manual. 

 
3. DRAINAGE EASEMENTS.  Before the issuance of any building permit for the site, the developer 

shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design 
Standards and Policies Manual, all drainage easements necessary to serve the site. 

 

  ATTACHMENT #5 



Case 3-ZN-2005  
   

ADDITIONAL INFORMATION FOR CASE 3-ZN-2005 & 3-UP-2005 
 
 
PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. the type, height, design, and intensity of proposed lighting on the site, to ensure that it is 
compatible with the adjacent use, 

b. building architecture that is consistent with existing buildings within the center. 
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Attachment #8. Citizen Involvement 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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